
 
 

PLANNING COMMISSION MEETING 
MONDAY, March 16, 2020 

City Council Chambers, 400 East Military Avenue, Fremont NE 
PLANNING COMMISSION MEETING – 5:00 P.M. 

AGENDA 
 

1. Call to Order. 
 

2. Roll Call. 
 

3. Disclosure of Ex Parte communication regarding any item on the agenda.  
 

4. Dispense with the reading and approve the minutes of the February 18, 
2020 Meeting as prepared.  
 

5. A request by the Planning Director for a text change to section 11-502.02; 11-
504.02 D; and 11-920 “C Terms” of the UDC to define cemetery, permit it as a 
limited use in R, SR, AR and UR districts and to stipulate conditions under which 
it is allowed.  
 

6. A request by Therese Hoyle for a Sign Plan for Lincoln Premium Poultry 
on property generally located at 1325 E. Cloverly Rd, Fremont, NE.  
 

7. A request by Heather Carver for an amendment to the South Fremont Industrial 
redevelopment plan for the WholeStone Farms redevelopment project on 
property generally located at generally located at E. Cloverly Rd. and S. Platte Ave, 
Dodge County, NE.  
 

8. A request by Jason Griffis for a Conditional Use Permit for seasonal 
campgrounds on three lots at the Emerson Estates Subdivision generally located 
on Lots 18, 23 and 42 at 720 Boulevard Street, Dodge County, NE. 
 



9.  A request by Hoppe & Son for the Bluestem Common Preliminary Plat 
consisting of 69 attached duplex/triplex lots, 65 row house lots, 8 apartment buildings 
containing a maximum of 34 units each, a mixed use lot for a clubhouse and commercial 
uses, and two outlots for entry signage and storm water detention/neighborhood park 
area on property generally located at Luther Rd and County Rd T, Dodge County, 
NE. 
 

10. A request by Hoppe & Son for the Bluestem Common Final Plat consisting of two 
outlots; a mixed use lot for a clubhouse and commercial uses; and, 103 lots for 
duplex, triplex and row house units on property generally located at Luther Rd 
and County Rd T, Dodge County, NE. 
 

11. Adjournment. 
 
 

THIS MEETING WAS PRECEDED BY PUBLICIZED NOTICE IN THE FREMONT 
TRIBUNE, THE AGENDA DISPLAYED IN THE LOBBY OF THE MUNICIPAL 
BUILDING AND POSTED ONLINE AT WWW.FREMONTNE.GOV IN ACCORDANCE 
WITH THE NEBRASKA OPEN MEETINGS ACT, A COPY OF WHICH IS POSTED 
CONTINUALLY IN THE COUNCIL CHAMBERS FOR PUBLIC INSPECTION, AND 
SAID MEETING IS OPEN TO THE PUBLIC.  A COPY OF THE AGENDA WAS ALSO 
KEPT CONTINUALLY CURRENT AND AVAILABLE TO THE PUBLIC IN THE 
PRINCIPLE OFFICE OF THE DEPARTMENT OF PLANNING, 400 EAST MILITARY 
AVENUE.  THE PLANNING COMMISSION RESERVES THE RIGHT TO ADJUST THE 
ORDER OF ITEMS ON THIS AGENDA. 
 



 

 

PLANNING COMMISSION MINUTES 
February 18, 2020 

5:00 p.m. Special Meeting 
 

 
Chairman Dev Sookram called the special meeting to order at 5:00 p.m. He stated that a copy 
of the Open Meetings Act is posted continually for public inspection located near the entrance 
door by the agendas. Roll call showed Chairman Sookram and Commissioners, Borisow, 
Sawyer, Nielsen, Gifford, Landholm and Nielsen present; Carlson and Horeis were absent. Six 
Commissioners present – a quorum was established.   
 
Chairman Sookram read the item: disclosure of Ex Parte communication regarding any item on 
the agenda into the record.  None of the commissioners disclosed any ex parte contacts. 
 
Chairman Sookram read the item: dispense with the reading of the minutes of the January 17th, 
2020 Planning Commission meeting as prepared into the record. Borisow moved to approve the 
minutes, seconded by Sawyer.  By a roll call vote, Sookram, Borisow, Sawyer, Nielson, Gifford, 
Landholm and Nielsen voted in favor, the motion carried 6-0. 
 
Chairman Sookram read the item: A request by Heather Carver on behalf of Chris Venteicher to 
annex property consisting of approximately 41.86 acres generally located at E. Cloverly Rd. and 
S. Platte Ave. into the City of Fremont. Chairman Sookram opened the public hearing. Attorney 
Tom Huston spoke on behalf of the applicant. No one else spoke in favor or against the 
proposal. Chairman Sookram closed the public hearing. Commissioner Gifford moved to 
recommend approval of the annexation. Commissioner Landholm seconded the motion. By a 
roll call vote, Commissioners Nielson, Sawyer, Landholm, Borisow, Gifford and Sookram voted 
in favor, the motion carried 6-0.  
 
Chairman Sookram read the item: A request by Hoppe & Son for a Change of Zone from R to 
PD for the Bluestem Common Planned Development consisting of 69 attached duplex/triplex 
lots, 65 row house lots, 8 apartment buildings containing a maximum of 34 units each, a mixed 
use lot for a clubhouse and commercial uses, and two outlots for entry signage and storm water 
detention/neighborhood park area. Chairman Sookram opened the public hearing. Several 
individuals spoke in support citing the need for housing for the work force in Fremont.  Several 
individuals spoke in opposition citing concerns about density, traffic, and the lack of detached 
single family units.  Chairman Sookram closed the public hearing.  After planning commission 
discussion, Commissioner Gifford moved to recommend approval.  Commissioner Landholm 
seconded the motion.  By a roll call vote, Commissioners Nielson, Landholm, Borisow, Sookram 
and Gifford voted in aye; Commissioner Sawyer voted nay. The motion carried 5-1.  
 
Chairman Sookram read the item: A request by Steve Dodd on behalf of Rawhide Land 
Partnership for a Change of Zone from R, Rural to SR, Suburban Residential on property 
generally located at the extension of Jones Drive and Armour Drive. Commissioner Gifford 
expressed that he had a conflict of interest and left the room.  Chairman Sookram opened the 
public hearing.  No one appeared in support or opposition of the item.  Commissioner Sookram 
closed the public hearing. Commissioner Landholm moved to approve the change of zone, 
seconded by Commissioner Borisow. By a roll call vote, Commissioners Landholm, Borisow, 
Nielson, Sawyer and Sookram voted in favor, Commissioner Gifford abstained.  The motion 
carried 5-0 with one abstention. 



 

 

 
Chairman Sookram read the item: A request by Steve Dodd on behalf of Rawhide Land 
Partnership for the Country Club Estates 6th Addition Final Plat consisting of 18 lots on 
property generally located at the extension of Jones Drive and Armour Drive. 
Commissioner Gifford recused himself due to a conflict of interest.  Commissioner 
Sookram opened the public hearing. Commissioner Sookram closed the public hearing.  
Commissioner Sayer moved to recommend approval to the final plat, seconded by 
Landholm. By a roll call vote, Commissioners Sawyer, Nielson, Borisow, Landholm and 
Sookram voted aye, Gifford abstained.  The motion carried 5-0 with one abstention.   
 
Commissioner Gifford re-entered the room at approximately 6:45. 
 
Chairman Sookram read the item: A request by H Rentals of Fremont L.L.C. for a conditional 
use permit for a childcare facility on property located at 749 N. William Ave. Chairman Sookram 
opened the public hearing.  One individual spoke expressing concerns about traffic.  The 
operator of the childcare facility spoke and replied to the concerns about traffic. The Public 
Works Director noted that the driveway width will need approval of City Council. Chairman 
Sookram closed the public hearing.  Commissioner Sawyer moved to recommend approval with 
conditions, seconded by Commissioner Gifford. By a roll call vote, Commissioners Nielson, 
Landholm, Sawyer, Borisow, Sookram and Gifford voted aye, the motion carried 6-0   

 
Chairman Sookram read the item: A request by the Director of Public Works to review the 1 & 6 
year Road Program for conformity with the Comprehensive Plan. Chairman Sookram opened 
the Public Hearing.  Public Works Director Goedeken outlined the program and responded to 
the questions of the Planning Commissioners.  Chairman Sookram closed the public hearing.  
Commissioner Borisow moved to find the program in conformance with the Comprehensive 
Plan.  The motion was seconded by Commissioner Landholm.  By a roll call vote, 
Commissioners Nielson, Sawyer, Landholm, Borisow, Sookram and Gifford voted aye. The 
motion carried 6-0. 
 
Chairman Sookram stated he would entertain a motion to adjourn the meeting.  It was moved by 
Commissioner Landholm and seconded by Commissioner Borisow to adjourn the meeting.  By 
roll call vote, Borisow, Nielson, Landholm, Sawyer, Sookram and Gifford all voting aye. The 
motion carried 6-0. Meeting was adjourned at approximately 6:57 p.m.  
 

 
APPROVED 

 
 
      _____________________________________  
      Dev Sookram, Chairman 
 
ATTEST 
 
 
________________________________  
Jennifer Dam, Director of Planning  
 
 



 
STAFF REPORT  

 
 

 
TO: Planning Commission 
FROM: Jennifer L Dam, AICP  
DATE: March 16, 2020 
SUBJECT:     Change to UDC to allow Cemeteries 
 
 
Recommendation:  Recommend Approval to City Council. 

 
Background:  
The prior Zoning Ordinance allowed Cemeteries as a permitted use in all residential 
districts except the Residential Lake (RL) district. 
 
Cemeteries were inadvertently omitted as a use in the UDC. 
 
This proposal would allow cemeteries as Limited uses in Rural, Suburban Residential, 
Auto Urban Residential and Urban Residential districts, as well as in the Suburban 
Commercial and General Commercial districts. 
 
This proposal stipulates the following requirements as limitations on the use in those 
districts: 

D. Cemeteries are permitted if it is demonstrated that: 
1. Any cemetery established after the effective date of this chapter shall contain a 
minimum of 15 acres. 
2.  A physical description of the facility and a site plan drawn to scale that includes, 
but is not limited to, property boundaries, structures on the site, the location and 
arrangement of parking spaces, the traffic circulations pattern, loading and unloading 
areas, fencing, landscaping,  and entrances/exits to such facility. 
3. All required setbacks shall be maintained as landscaped or open space areas. 
Additional setback or screen requirements may be required to minimize impacts on 
adjacent properties. 
4. Prior to use, such facilities shall comply with all applicable state and local laws and 
regulations. 

 
Finally, this proposal defines cemeteries as follows: 

Cemetery. Shall mean land used or intended to be used for the burial of human or animal remains 
and dedicated for such purposes, including columbariums, crematoriums, and mausoleums. 

 
Fiscal Impact: N/A  



Sec. 11-502.02. - Institutional, recreation, and amusement uses.  

Set out in Table 11-502.02., Institutional, Recreation, and Amusement Uses , is the permitted, 
limited, conditional, and prohibited institutional, recreation, and amusement uses in each district. Refer to 
Section 11-600, Development Yield and Lot Standards , for applicable district intensity and development 
standards.  

Table 11-502.02. 
Institutional, Recreation and Amusement Uses  

Land Use  

Zoning Districts  

Residential  Commercial  Industrial  Special  

R  SR  AR  UR  MH  SC  GC  DC  BP  LI  GI  AV  CU  PO  PD  

Institutional Uses  

Adult Day Service  -  -  -  C  -  L  P  L  C  -  -  -  C  -  C  

Ambulatory Surgery Center/Health 
Clinic/Hospital  

-  -  -  C  -  L  P  L  C  -  -  -  C  -  C  

Assisted Living Facility/Nursing Home (i.e. 
intermediate care facilities, nursing 

facilities, and skilled nursing facilities)  
-  -  -  C  -  L  P  L  C  -  -  -  -  -  C  

Cemetery L L L L  L L         

Child Care Center  C  C  C  C   C  C  C  C     C   C  

Civic Club/Private Club  C  C  C  C  -  L  P  P  L  C  -  -  P  -  C  

College/University/Vocational School  -  -  -  C  -  L  P  L  C  -  -  -  P  -  C  

Educational Facility (i.e. preschools, 
elementary schools, middle/junior high 

schools, and high schools)  
L  P  P  P  -  P  P  L  C  -  -  -  P  -  C  

Mental Health Center/Substance Abuse 
Treatment Center  

-  -  -  C  -  C  L  C  C  -  -  -  -  -  C  



 (Ord. No. 5453, 7-31-18) 

Sec. 11-504.02. - Institutional, recreation, and amusement use standards. 
The standards of this section apply to institutional, recreation, and amusement uses that are 

specified in Table 11-502.02., Institutional, Recreation, and Amusement Uses , as limited ("L") or 
conditional ("C"). 

Institutional Uses 

A.   Adult Day Services and Child Care Centers are permitted if it is demonstrated that: 

1. They are located greater than 300 feet from either R, SR, AR, MH, LI, GI, AV or PO 
district boundaries, as measured from the boundary lines nearest each other, unless separated 
from such district by a type B bufferyard or a collector or arterial roadway; 

2. Primary access to the site is from a collector or arterial roadway; 

3. Adequate precautions have been taken on behalf of the operator so as not to create an 
undue burden on neighboring properties via traffic, parking, and noise; and 

4. The use operates in accordance with all other applicable federal, state, and local laws 
and, if additional permits are required, such permits were obtained prior to beginning operation. 

 
B.  Ambulatory Surgery Centers, Health Clinics, and Hospitals are permitted if it is demonstrated 
that: 

1. They are located greater than 300 feet from either R, SR, AR, MH, LI, GI, AV or PO 
district boundaries, as measured from the boundary lines nearest each other, unless separated 
from such district by a type B bufferyard or a collector or arterial roadway; 

2. Primary access to the site is from a collector or arterial roadway; 
3. Adequate precautions have been taken on behalf of the operator so as not to create an 

undue burden on neighboring properties via traffic, parking, and noise; and 
4. The use operates in accordance with all other applicable federal, state, and local laws 

and, if additional permits are required, such permits were obtained prior to beginning operation. 
 

C. Assisted Living Facilities and Nursing Homes are permitted if it is demonstrated that: 
1. They are located greater than 300 feet from either R, SR, AR, MH, LI, GI, AV or PO 
district boundaries, as measured from the boundary lines nearest each other, unless 
separated from such district by a type B bufferyard or a collector or arterial roadway; 
2. Primary access to the site is from a collector or arterial roadway; 
3. Adequate precautions have been taken on behalf of the operator so as not to create an 
undue burden on neighboring properties via traffic, parking, and noise; and 
4. The use operates in accordance with all other applicable federal, state, and local laws 

and, if additional permits are required, such permits were obtained prior to beginning operation. 
 
D. Cemeteries are permitted if it is demonstrated that: 

1. Any cemetery established after the effective date of this chapter shall contain a 
minimum of 15 acres. 
2.  A physical description of the facility and a site plan drawn to scale that includes, but is 
not limited to, property boundaries, structures on the site, the location and arrangement of 

https://library.municode.com/ne/fremont/codes/code_of_ordinances?nodeId=SUHITA_CH11UNDECO_ART5LAUS_S11-502.02INREAMUS


parking spaces, the traffic circulations pattern, loading and unloading areas, fencing, 
landscaping,  and entrances/exits to such facility. 
3. All required setbacks shall be maintained as landscaped or open space areas. 
Additional setback or screen requirements may be required to minimize impacts on 
adjacent properties. 
4. Prior to use, such facilities shall comply with all applicable state and local laws and 
regulations. 

 

ARTICLE 9. - WORD USAGE AND DEFINITIONS  

Sec. 11-900. - Word Usage.  

The word "shall" is mandatory; the word "may" is permissive. The particular shall control the general. 
Words used in present tense shall include the future, and words used in the singular include the plural, 
and plural the singular, unless the context clearly indicates the contrary. Unless otherwise identified 
herein, terms shall include their related forms. All other words and phrases shall be given their common, 
ordinary meaning, unless the context clearly requires otherwise. All public officials, bodies and agencies 
to which reference is made are those of the city, unless otherwise indicated. The City of Fremont shall be 
the city. 

Secs. 11-901—11-909. - Reserved. 

Secs. 11-911—11-919. - Reserved. 

Sec. 11-920. - Definitions.  

C Terms  

Campground. An area used for transient occupancy or lodging in tents, travel trailers, recreational 
vehicles ("RV"), campers, or other similar forms of shelter. This definition includes the term "RV Park."  

Canopy Sign. A sign that is located or printed on a canopy.  

Cemetery. Shall mean land used or intended to be used for the burial of human or animal remains 
and dedicated for such purposes, including columbariums, crematoriums, and mausoleums. 

 



Staff Report 
 

TO:  Planning Commission 

FROM: Jennifer Dam, Planning Director 

DATE: March 16, 2020 

SUBJECT:    Lincoln Premium Poultry Sign Plan 

Recommendation:  Approval 
 
Background:   

Lincoln Premium Poultry is proposing a sign plan for its campus that consists of a wall 
sign on the processing plant along with a series of wayfinding signs. 

The criteria in 11-827.02 specify that the number, types, maximum size and materials 
may be adjusted with an approved sign plan.   

The sign regulations in Table 11-825.01.02 allows one sign of 2 square feet of signage 
per lineal foot of building frontage per tenant per frontage for a wall sign. The wall sign 
that is proposed meets the requirements. 

Wayfinding signage is not addressed in the UDC.  The proposed signs provide direction 
to employee parking, deliveries, scales, check in/check out, and so forth.  The proposed 
signs and locations are attached.  The largest sign will be approximately 16 square feet.  
The signs will be 5 feet high. 

Section 11-827 of the UDC provides that a Sign Plan Program can be approved as an 
alternate to the requirements of Section 11-820. 

Section 11-827.01 states that the purpose of a sign program alternative is to allow for 
“unified presentation of signage throughout a lot or tract for development, flexibility to 
provide for unique environments, and pre-approval of designs and design elements to 
make subsequent applications for sign permits more efficient.” 

The approval criteria are that the Planning Commission may approve a sign plan if it 
“results in a substantially improved, comprehensive, and unified proposal compared to 
what is allowed through strict compliance with the sign regulations of this section.” 

The contents of the sign plan are to include the sign locations, heights and dimensions, 
material colors, illumination, illumination levels, a design theme, and a demonstration 
that the sign plan will improve the aesthetics of the development, per 11-827.01B.  The 



proposed information is attached, however we do need the illumination levels of the 
proposed signage. 

The scale of the proposed signs is appropriate. 

The proposed sign plan does not have an adverse impact on the adjacent property or 
the community. Rather, it provides needed direction for the large scale of the facility and 
the number of buildings. 

Section 11-827.02A allows a deviation from “the standards of this section in terms of the 
types and numbers of signs allowed, the maximum sign area, and materials and 
illumination standards (including changeable copy message centers), subject to 
compliance with a sign plan that is approved according to criteria set out in this 
subsection.” 

Section 11-827.02.D states:  

1. “All signs shall be architecturally integrated into or complimentary to the 
design of the building and character of the site, and shall use similar and 
coordinated design features, materials and colors. The sign plan shall 
establish an integrated architectural vocabulary and cohesive theme for the 
lot or tract proposed for development. 
 

2. The design, character, location, and/or materials of all detached and attached 
signs proposed in a sign plan shall be demonstrably more attractive than 
signs otherwise permitted on the tract proposed for development under the 
minimum standards of this subsection.” 

 
11.827.02.F.1 states: 

“The height, area, number and location of signs permitted through the sign plan 
shall be determined by the planning commission based on the following criteria: 

a. The overall size of the lot or tracts proposed for development and the 
scale of the use or uses located or anticipated to be located there:” 

The proposed signs are in scale with the size of the proposed building 

b. “Relationship between the building setback and sign location 
(additional signage may be appropriate for buildings with less visibility, 
particularly where buffering is providing an aesthetic and/or 
environmental benefit to the city); 
 

c. Intended traffic circulation pattern and the need for way-finding” 

The signage is needed to help traffic circulation and wayfinding. 

d.  “Hierarchy of signage” 
 



The hierarchy of signage is appropriate 
 

e. “Relationship between the site and adjacent uses” 
 
The site is in an industrial area on a large site.  The wall signage is 
appropriate and wayfinding signage is needed. 
 

f. “The desired function of the site” 
 
The site is an industrial plant. 
 

g. “Consistency with the objectives and design policies of the 
comprehensive plan” 
 
The proposed signage is consistent with the comprehensive plan. 
 

Recommendation: Approval  

 

 









Staff Report 
TO:  Planning Commission 

FROM: Jennifer L. Dam, AICP, Planning Director 

DATE:  March 16, 2020 

SUBJECT: Request for Amendment to the South Fremont Redevelopment Plan 

Recommendation:  Recommend approval of the redevelopment plan amendment and adoption of the 
findings to the Community Development Authority and the City Council. 

 
Background:   

This is a request for an amendment to the South Fremont Industrial Redevelopment Plan to expand the 
redevelopment area and include the WholeStone Farms project. 

The South Fremont Industrial Redevelopment area was declared blighted and substandard by the 
Fremont City Council on July 12, 2016 by Resolution #2016-116.   

The South Fremont Redevelopment Plan was approved July 19, 2016 by Resolution #2016-123. 

This proposal expands the redevelopment plan area to include the property owned and operated by 
WholeStone Farms as shown generally on the map below, and more specifically in the attached plan. 

 

 

General boundary of 
proposed expansion to 
redevelopment area 



The area for which projects are proposed consists of approximately 62.4 acres that have been mostly 
developed with industrial uses and parking lots.  

18-2103(28) of the Nebraska Revised Statutes defines what work may be included in a redevelopment 
project, including land acquisition, installation of public improvements, preparation of the plan, and 
survey work, among other things. 

The industrial use of the property is consistent with the Comprehensive Plan, which designates the 
area for Commercial Uses on the Future Land Use Map. 

The plan notes that WholeStone has initiated a $31,000,000 rehabilitation project that will construct a 
CO2 stun facility, additional office space, a carcass cooler and employee wellness facilities. It is 
anticipated that these improvements will increase annual property taxes in the realm of $220,000. 

The proposed Redevelopment Project plan notes that the Redeveloper will incur costs of over 
$80,000,000 for the acquisition and installation of equipment as part of the project. However, those 
improvements are not economically viable without the use of tax increment financing (TIF) for eligible 
public improvements. 

The plan states that the needed improvements include: 

… installation of a wastewater lift station and force main, wastewater lagoon system, and 
installation of a substation, to support increased production, in order for the existing facilities to 
remain operational.  Further, the portion of the Project Site that is vacant and underdeveloped 
requires additional upfront costs, such as site preparation and grading, in order to be developed.  
Due to the upfront costs required to eliminate the blighted and substandard conditions from the 
Project Site, the Project is not feasible without the use of tax increment financing, which will be 
used to pay for eligible expenditures under the Act 

The proposed Redevelopment Plan includes “Exhibit E” which addresses the statutory elements 
required in such a plan. (Attached with the proposed plan amendment.) 

The plan states that the “Project will consist of the construction of over 500,000 square feet of new food 
processing facilities, renovation and rehabilitation of the existing facilities, parking lots, and ancillary 
improvements on the Project Site and in the Redevelopment Area in a series of up to nine phases.  
Implementation of the Project in multiple phases is crucial to the successful development of the Project 
because it will allow the Redeveloper to maximize the tax increment financing resources available for 
critical public improvements in the Redevelopment Area.” 

The total project improvements are estimated to be $300,000,000 to expand the plant and upgrade the 
facilities. 

The private improvements include approximately $24,118,000 of proposed TIF investment to add a 
wastewater line, wastewater lagoons and electrical substation, among other things. 

The Cost Benefit Analysis is included in Exhibit F of the plan.   

The cost benefit analysis estimates the following tax shift based on the 2019 Dodge County tax levy 
and estimated completed assessed value of the buildings: 

 Estimated Base Project Area Valuation:  $29,0981,000 
 Estimated Completed Project Assessed Valuation: $147,054,000 
 Estimated Tax Increment Base   $117,073,000 
 Estimated Annual Projected Tax Shift:      $2,440,000 



 

The developer proposes that approximately $24,118,000 be financed with TIF to provide for the 
construction and installation of infrastructure, acquisition and related improvements. 

Findings: 

The area was declared blighted and substandard in July 2016. 

The industrial uses are consistent with the Comprehensive Plan. 

The estimated annual projected tax shift is $2,440,000 
 
The estimated total project investment is approximately $300,000,000 
 
An estimated $24,118,000 in tax increment financing is necessary to provide for the 
construction and installation of infrastructure and related eligible expenditures. 

The proposed redevelopment projects would not be feasible without tax increment financing. 

The proposed redevelopment projects are in the best economic interest of the City of Fremont. 
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DRAFT JANUARY 24, 2020 
 

AMENDMENT TO THE REDEVELOPMENT PLAN  
FOR THE  

SOUTH FREMONT INDUSTRIAL REDEVELOPMENT AREA 
IN THE CITY OF FREMONT, NEBRASKA 

 
(WHOLESTONE FARMS REDEVELOPMENT PROJECT) 

 
 The City of Fremont, Nebraska (“City”) has undertaken a plan of 
redevelopment within the community pursuant to the adoption of the 
Redevelopment Plan for the South Fremont Industrial Redevelopment Area in the 
City of Fremont, as amended (the “Redevelopment Plan”).  The Redevelopment Plan 
was prepared by the City in June of 2016 and was approved by the City Council of 
the City on July 19, 2016, pursuant to Resolution No. 2016-____.  The 
Redevelopment Plan serves as a guide for the implementation of redevelopment 
activities within certain areas of the City, as set forth in the Redevelopment Plan. 
 
 Pursuant to the Nebraska Community Development Law codified at Neb. 
Rev. Stat.  §§ 18-2101 through 18-2154 (the “Act”), the City created the Community 
Development Agency of the City of Fremont (“CDA”), which has administered the 
Redevelopment Plan for the City.  
 
 The purposes of this Plan Amendment are to: (a) amend the Redevelopment 
Area described in the Redevelopment Plan to add certain blighted and substandard 
property, as depicted on the map attached hereto as Exhibit “A” and incorporated 
herein by this reference (the “Additional Redevelopment Area”), to the 
Redevelopment Area; and (b) identify the specific projects within the Redevelopment 
Area that will cause the removal of blight and substandard conditions on the Project 
Site, as hereinafter defined (the “Project”), and describe the implementation of the 
Project, which will occur in multiple phases.  
 

I. GENERAL AMENDMENT 
 

The Additional Redevelopment Area to be added to the South Fremont Industrial 
Redevelopment Area pursuant to this Plan Amendment was identified in the Blight 
and Substandard Study prepared by JEO Consulting Group, Inc. in May of 2016, 
and was declared blighted and substandard by the City Council of the City of 
Fremont on July 12, 2016 by Resolution No. 2016-_____.  However, the 
Redevelopment Plan for the South Fremont Industrial Redevelopment Area was 
limited to those areas both: (a) within the Designated Blight and Substandard Area, 
as defined in the Blight and Substandard Study, and (b) annexed or conditionally 
annexed into the corporate limits of the City of Fremont.  

 
The Additional Redevelopment Area was annexed by the City of Fremont 

pursuant to Ordinance No. __________ approved by the City Council of the City of 
Fremont on March 31, 2020.  The Additional Redevelopment Area is adjacent to, 
contiguous with, and an uninterrupted continuation of the South Fremont 
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Industrial Redevelopment Area.  A map of the Additional Redevelopment Area is 
attached hereto as Exhibit “A”, and a map of the Revised Redevelopment Area, 
consisting of both the South Fremont Industrial Redevelopment Area and the 
Additional Redevelopment Area, is attached hereto as Exhibit “B”.   

 
This Plan Amendment amends the Redevelopment Plan to redefine the South 

Fremont Industrial Redevelopment Area as the Revised Redevelopment Area, such 
that any future reference to the South Fremont Industrial Redevelopment Area shall 
be deemed to include the property described herein as the Revised Redevelopment 
Area.  The legal description and map of the South Fremont Industrial Redevelopment 
Area set forth in the Redevelopment Plan are hereby amended and replaced in their 
entirety such that the South Fremont Industrial Redevelopment Area shall consist 
of the property set forth on the map attached hereto as Exhibit “B”.  
 

II. PROJECT-SPECIFIC AMENDMENT 
 

The project under consideration consists of the construction of a series of 
improvements and expansions of the operations to include new food processing 
facilities, rehabilitation of existing food processing facilities, and associated 
improvements, all on the site legally described on the attached and incorporated 
Exhibit “C” (the “Project Site”).  The Redeveloper, as hereinafter defined, has already 
evidenced a commitment to revitalization of the Project Site, with an initial investment 
of over $31,000,000 in the construction of a CO2 stun facility, additional office and 
employee wellness facilities, and a carcass cooler (the “Preliminary Improvements”).  
These Preliminary Improvements, which are outside the scope of the Project, will result 
in an immediate increase in property taxes to the City and other local taxing 
jurisdictions.  It is anticipated that the Preliminary Improvements will be completed in 
2020, and that upon completion, the annual increase in property taxes that will be 
created by the Preliminary Improvements will be in the realm of $220,000.  In addition 
to the cost of the Preliminary Improvements, the Redeveloper anticipates that it will 
incur costs of over $80,000,000 for acquisition and installation of equipment as part of 
the Project.  Thus, while the Redeveloper has commenced construction on the 
Preliminary Improvements, it has determined that construction of the improvements 
constituting the Project, as hereinafter described, is not economically feasible without 
the use of tax increment financing for eligible public improvements. 
 

The Project Site 
 

The Project Site is in need of redevelopment.  The CDA has considered whether 
the redevelopment of the Project Site will conform to the City’s general plan and the 
coordinated, adjusted, and harmonious development of the City and its environs.  
In this consideration, the CDA finds that the proposed redevelopment of the Project 
Site will promote the health, safety, morals, order, convenience, prosperity, and the 
general welfare of the community including, among other things, the promotion of 
safety from fire, the promotion of the healthful and convenient distribution of 
population, the promotion of sound design and arrangement, the wise and efficient 
expenditure of public funds, and the prevention of the recurrence of unsanitary and 
unsafe dwelling accommodations or conditions of blight.  The blighted condition of 
the Project Site and the Redevelopment Area has contributed to its inability to attract 
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business and/or development.  In order to support private development, the Project 
Site and the Redevelopment Area are in need of redevelopment.   
 

The Project Site is home to food processing facilities with over 500,000 square 
feet of office and manufacturing space.  The existing facilities, some of which are 
over 70 years old, are outdated and in need of significant renovation and 
rehabilitation. The facilities were operated by Hormel Foods Corporation (“Hormel”) 
until 2018, when Hormel determined that it would discontinue operations at the 
facilities because a substantial capital investment for renovation and modernization 
of the facilities would be required for the facilities to remain viable.  In particular, 
construction of a wastewater treatment facility, including a lift station and force 
main, and installation of public infrastructure will be required to accommodate a 
double shift, which is necessary to compete in the current food processing market.  
The remainder of the Project Site is currently vacant and underdeveloped.   

 
The Project Site and the existing facilities will require significant upfront 

costs, including installation of a wastewater lift station and force main, wastewater 
lagoon system, and installation of a substation, to support increased production, in 
order for the existing facilities to remain operational.  Further, the portion of the 
Project Site that is vacant and underdeveloped requires additional upfront costs, 
such as site preparation and grading, in order to be developed.  Due to the upfront 
costs required to eliminate the blighted and substandard conditions from the Project 
Site, the Project is not feasible without the use of tax increment financing, which 
will be used to pay for eligible expenditures under the Act.  The redevelopment of 
the Project Site is anticipated to eliminate the current blight and substandard 
conditions of the Project Site and will further the purposes of the Act in conformity 
with the Redevelopment Plan. 

 
Legislative Bill 874, which was adopted by the Nebraska Legislature in 2018, 

permits redevelopers to engage in certain redevelopment activities prior to approval 
of a redevelopment project, including, for example, preparing materials and 
applications related to a redevelopment project, acquiring land and performing due 
diligence, and preparing a site for redevelopment.  Although the Redeveloper has 
undertaken redevelopment activities permitted by Legislative Bill 874 in preparation 
for redevelopment of the Project Site, the Redeveloper has done so in anticipation of 
approval of tax increment financing for the proposed Project, and the Project, as 
designed, would not be feasible and would not occur in the Redevelopment Area but 
for the availability of tax increment financing for eligible public expenses.   

 
Description of the Project 

 
WholeStone Farms II, LLC (the “Redeveloper”) has submitted a proposal for 

the redevelopment of the Project Site.  The Project will consist of the construction of 
over 500,000 square feet of new food processing facilities, renovation and 
rehabilitation of the existing facilities, parking lots, and ancillary improvements on 
the Project Site and in the Redevelopment Area in a series of up to 9 phases.  
Implementation of the Project in multiple phases is crucial to the successful 
development of the Project because it will allow the Redeveloper to maximize the tax 
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increment financing resources available for critical public improvements in the 
Redevelopment Area. 

 
A. The Private Improvements 
 
The Redeveloper will pay the costs of the private improvements, including the 

costs of construction of the new facilities and renovation of the existing facilities.  A 
more detailed description of the private improvements constituting the Project is set 
forth below.   

 
• Phase 1 of the Project will include construction of an approximately 14,000 

square foot wastewater pre-treatment plant at a cost of roughly 
$22,000,000.   

• Phase 2 will consist of an approximately 110,000 square foot expansion to 
the pork fabrication floor, as well as renovation of the existing pork 
fabrication floor, at an estimated total cost of over $150,000,000.  

• Phase 3 is anticipated to include construction of a new approximately 
82,000 square foot cold storage facility to hold finished products prior to 
distribution to customers, which will cost roughly $31,500,000.   

• Phase 4 will consist of construction of a new rendering facility at an 
estimated cost of $32,000,000.   

• Phase 5 is anticipated to include construction of a new approximately 
23,000 square foot snap chilling cooler at a cost of roughly $28,600,000.   

• Phase 6 is anticipated to include renovation and rehabilitation of the 
existing equilibrium cooler at a cost of around $14,600,000.  

• Phase 7 will include expansion of existing office facilities, which is 
estimated to cost around $2,200,000.   

• Phase 8 will consist of construction of a new approximately 33,000 square 
foot livestock barn at a cost of roughly $6,500,000.    

• Phase 9 will include the expansion of the cold storage facilities by 
approximately 40,000 square feet at a cost of around $12,600,000.  

 
The proposed site plan for the Project is attached hereto as Exhibit “D” (the 

“Site Plan”).  The Site Plan is conceptual in nature and is subject to revision, but it 
presents the vision and intended character for the Project.  The Project retains the 
flexibility to change the size and sequence of the individual phases of the 
development based on market forces and the operational needs of the Redeveloper.  
Further, one or more phases of the Project may be consolidated and governed by a 
single Redevelopment Agreement depending on the Redeveloper’s construction 
schedule.   
 

B. The Public Improvements 
 
As part of the Project, the CDA shall capture available tax increment revenues 

generated by the redevelopment of the individual phases of the Project to reimburse 
the Redeveloper or assist in payment for the public improvements in the 
Redevelopment Area listed as eligible expenditures under the Act and more fully 
described in the Redevelopment Agreements for the Project.  Such public 
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improvements may include, but are not limited to, the following:  
 

(i) Force Main.  The Project will require installation of a force main to 
transfer waste to a wastewater lagoon at a cost of approximately 
$780,000. 
 

(ii) Wastewater Lagoon System.  The Project will require construction of 
a wastewater lagoon on the Project Site or within the Redevelopment 
Area at a cost of roughly $5,000,000. 

 
(iii)  Double-Shift Wastewater Lagoon.  In order for the Project to 

accommodate a double-shift, the Project will require construction of 
an additional wastewater lagoon on the Project Site or within the 
Redevelopment Area at an estimated cost of $9,500,000. 

 
(iv) Substation.  The Project will require construction of an electrical 

substation at a cost of around $5,400,000. 
 

(v) Additional Public Improvements.  Additional public improvements may 
include, but are not limited to, site acquisition, site preparation and 
grading, architectural and engineering fees, installation of additional 
public utilities, installation of streets and sidewalks, construction of 
a wastewater lift station, landscaping, façade enhancements, energy 
enhancements, and other improvements deemed feasible and 
necessary in support of the public health, safety, and welfare which 
qualify as eligible expenditures for public improvements under the 
Act.  

 
The specific public improvements for which the available tax increment 

revenues generated by the Project will be used will be described in more detail in 
each Redevelopment Agreement.  The redevelopment of the Project Site pursuant to 
this Plan Amendment will eliminate the blight and substandard conditions on the 
Project Site and further the purposes of the Act in conformity with the South 
Fremont Industrial Redevelopment Plan.  In addition, the eligible public 
improvements that are a part of the Project will facilitate the further development of 
the South Fremont Industrial Redevelopment Area and surrounding areas. 
 

Implementation of the Project 
 
The Redeveloper intends to complete the Project in multiple phases over a 

period of years.  In order to do so, the CDA and the Redeveloper acknowledge and 
agree that the Project Site may be subdivided and rezoned incrementally in 
connection with each phase of the Project. The private improvements and the public 
improvements to be constructed by the Redeveloper as a part of each phase will be 
more particularly described Redevelopment Agreements for one or more phases of 
the Project between the CDA and the Redeveloper.  

 
The implementation of each phase will mirror the Redeveloper’s anticipated 
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construction schedule.  Each phase may support separate tax increment financing 
indebtedness for such phase.  Further, the “Effective Date” for the division of the ad 
valorem taxes generated by each phase of the Project will be determined for each 
phase by its construction schedule and completion date in order to preserve the tax 
increment financing resources available for the public improvements to be 
constructed as part of the Project.  

 
The implementation of the Project in multiple phases is crucial to the 

successful development of the Project, as it will allow the Redeveloper to 
incrementally increase its production capacity, while continuing to operate during 
the transition period.  Further, the implementation of the Project in multiple phases 
will allow the Redeveloper to adapt subsequent phases of the Project to the needs of 
its growing business. For this reason, the Project, including (i) the quantity and type 
of food processing facilities, (ii) the size of each facility, and (iii) the schedule for 
implementation of each phase of the Project, is subject to adjustment.   The CDA 
acknowledges that any adjustments to the private improvements, the public 
improvements, or the timing of construction of each phase of the Project shall be a 
minor modification to the Redevelopment Plan and this Redevelopment Plan 
Amendment. 
 

Further, completion of the Project in multiple phases will allow the 
Redeveloper to optimize the tax increment financing resources available for public 
improvements in the Redevelopment Area.  Due to the scope of the Project and the 
public improvements to be constructed, the CDA acknowledges that the Redeveloper 
would not undertake Phase 1 of the Project or any subsequent phase, without the 
benefit of tax increment financing with respect to each phase of the Project.   
 

Statutory Elements 
 
 As described above, the Project envisions the capture of the incremental taxes 
created by each phase of the Project on the Project Site to pay for those eligible 
expenditures as set forth in the Act.  Attached as Exhibit “E” and incorporated herein 
by this reference is a consideration of the statutory elements under the Nebraska 
Community Development Law. 
 

Cost-Benefit Analysis 
  
 Pursuant to Section 18-2113 of the Act, the CDA must conduct a cost-benefit 
analysis for any redevelopment project that will utilize TIF.  The Cost-Benefit 
Analysis for each phase of the Project is attached hereto as Exhibit “F” and shall be 
approved as part of this Plan Amendment.  The estimated costs of the Project, the 
estimated TIF proceeds, and the proposed method of financing the project are set 
forth in the Cost-Benefit Analysis.  If the plan for redevelopment is adjusted or the 
phasing schedule is modified, the Redeveloper shall include any adjustments to the 
Cost-Benefit Analysis within any minor modification of the Redevelopment Plan. 
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EXHIBIT “A” 
Additional Redevelopment Area 
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EXHIBIT “B” 
Revised Redevelopment Area 
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EXHIBIT “C” 
Project Site 

 
Parcel 1 
LOTS 1 THRU 8, INCLUSIVE, BLOCK 5, ROAD-RAIL SUBDIVISION IN DODGE 
COUNTY, NEBRASKA, TOGETHER WITH PART OF VACATED CLOVERLY ROAD 
ADJACENT THERETO ON THE SOUTH, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE SE CORNER OF THE NE 1/4 OF THE NE 1/4 OF 
SECTION 26, T17N, R8E OF THE 6TH P.M ., DODGE COUNTY; THENCE N89°57'18"W 
(ASSUMED BEARING) 48.00 FEET ON THE SOUTH LINE OF THE NE 1/4 OF THE NE 
1/4 OF SAID SECTION 26; THENCE N00°09'43"E 33.00 FEET ON A LINE 48.00 FEET 
WEST OF AND PARALLEL WITH THE EAST LINE OF THE NE 1/4 OF THE NE 1/4 OF 
SAID SECTION 26 TO THE SE CORNER OF SAID LOT 8 AND THE POINT OF 
BEGINNING; THENCE CONTINUING N00°09'43"E 537.00 FEET ON THE EAST LINES 
OF SAID LOTS 8 AND 1; THENCE N19°40'50"W 94.27 FEET ON THE EAST LINE OF 
SAID LOT 1 TO THE NE CORNER THEREOF; THENCE N89°52'04"W 1211.05 FEET ON 
THE NORTH LINES OF SAID LOTS 1, 2, 3 AND 4 TO THE NW CORNER OF SAID LOT 
4; THENCE S00°08'48"W 627.58 FEET ON THE WEST LINES OF SAID LOTS 4 AND 5 
TO THE SW CORNER OF SAID LOT 5; THENCE S89°57'18"E 96.90 FEET ON THE 
SOUTH LINE OF SAID LOT 5; THENCE S00°02'42"W 33.00 FEET TO THE CENTER LINE 
OF VACATED CLOVERLY ROAD; THENCE S71°08'03"E 102.31 FEET TO THE SOUTH 
LINE OF VACATED CLOVERLY ROAD; THENCE S89°57'18"E 873.00 FEET ON THE 
SOUTH LINE OF VACATED CLOVERLY ROAD;  THENCE N84°24'02"E 162.83 FEET; 
THENCE N00°09'43"E 17.00 FEET ON THE CENTER LINE OF VACATED CLOVERLY 
ROAD; THENCE S89°57'18"E 7.00 FEET ON THE CENTER LINE OF VACATED 
CLOVERLY ROAD; THENCE N00°09'43"E 33.00 FEET TO THE SOUTH LINE OF SAID 
LOT 8; THENCE S89°57'18"E 7.00 FEET ON THE SOUTH LINE OF SAID LOT 8 TO THE 
POINT OF BEGINNING. 
 

CONTAINING 19.502 ACRES MORE OR LESS 
 
Parcel 2 
PART OF THE SE 1/4 OF THE SE 1/4 OF SECTION 23, TOGETHER WITH PART OF 
THE NE 1/4 OF THE NE 1/4 OF SECTION 26, ALL IN T17N, R8E OF THE 6TH P.M., 
DODGE COUNTY, NEBRASKA ALL MORE PARTICULARLY DESCRIBED AS FOLLOWS, 
COMMENCING AT THE SW CORNER OF THE SE 1/4 OF THE SE 1/4 OF SAID 
SECTION 23; THENCE N89°51'48"E (ASSUMED BEARING) 40.00 FEET ON THE 
SOUTH LINE OF THE SE 1/4 OF THE SE 1/4 OF SAID SECTION 23 TO THE POINT 
OF BEGINNING, SAID POINT BEING ON THE EAST LINE OF PLATTE AVENUE; 
THENCE N00°31'55"E 860.12 FEET ON A LINE 40.00 FEET EAST OF AND PARALLEL 
WITH THE WEST LINE OF THE SE 1/4 OF THE SE 1/4 OF SAID SECTION 23 TO 
THE SOUTH LINE OF FACTORY STREET; THENCE NORTHWESTERLY ON THE 
SOUTH LINE OF FACTORY STREET ON A 5544.75 FOOT RADIUS CURVE TO THE 
LEFT, CHORD BEARING N49°58'07"W, CHORD DISTANCE 62.10 FEET, AN ARC 
DISTANCE OF 62.10 FEET; THENCE N39°26'21"E 115.75 FEET TO THE SOUTHERLY 
LINE OF THE RAILROAD RIGHT-OF-WAY; THENCE SOUTHEASTERLY ON THE 
SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY ON A6675.80 FOOT RADIUS 
CURVE TO THE RIGHT, CHORD BEARING S47°17'10"E, CHORD DISTANCE 637.62 
FEET, AN ARC DISTANCE OF 637.86 FEET; THENCE S44°31'19"E 85.35 FEET ON 
THE SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY; THENCE S44°29'49"E 
808.55 FEET ON THE SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY TO THE 
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WEST LINE OF HAMILTON STREET; 
 
THENCE N89°52'04"W 833.22 FEET ON THE NORTH LINE OF STUDLEY ROAD; 
THENCE NORTHWESTERLY ON THE NORTH LINE OF STUDLEY ROAD AND THE 
EAST LINE OF PLATTE AVENUE ON A 117.00 FOOT RADIUS CURVE TO THE RIGHT, 
CHORD BEARING N44°51'46"W, CHORD DISTANCE 165.49 FEET, AN ARC 
DISTANCE OF 183.82 FEET TO A POINT 40.00 FEET EAST OF THE WEST LINE OF 
THE NE 1/4 OF THE NE 1/4 OF SAID SECTION 26; THENCE N00°08'48"E 475.49 
FEET ON A LINE 40.00 FEET EAST OF AND PARALLEL WITH THE WEST LINE OF 
THE NE 1/4 OF THE NE 1/4 OF SAID SECTION 26 AND ON THE EAST LINE OF 
PLATTE AVENUE TO THE POINT OF BEGINNING. 
 

CONTAINING 27.086 ACRES MORE OR LESS. 
 

Parcel 3 
PART OF THE SW 1/4 OF THE SE 1/4 OF SECTION 23 TOGETHER WITH PART OF 
THE NW 1/4 OF THE NE 1/4 OF SECTION 26, ALL IN 17N, R8E OF THE 6TH P.M., 
DODGE COUNTY, NEBRASKA, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE NE CORNER OF THE NW 1/4 OF THE NE 1/4 OF 
SAID SECTION 26; THENCE N89°45'02"W (ASSUMED BEARING) 33.00 FEET ON THE 
NORTH LINE OF SAID NW 1/4 TO THE POINT OF BEGINNING, SAID POINT BEING 
ON THE WEST LINE OF PLATTE AVENUE; THENCE S00°08'48"W 566.94 FEET ON A 
LINE 33.00 FEET WEST OF AND PARALLEL WITH THE EAST LINE OF SAID NW 1/4 
AND ON THE WEST LINE OF PLATTE AVENUE TO THE NORTH LINE OF A 
BURLINGTON NORTHERN RAILROAD SIDE TRACK; THENCE SOUTHWESTERLY ON 
THE NORTH LINE OF SAID BURLINGTON NORTHERN RAILROAD SIDE TRACK ON A 
504.39 FOOT RADIUS CURVE TO THE LEFT, CHORD BEARING S41°48'56"W, 
CHORD DISTANCE 241.42 FEET, AN ARC DISTANCE OF 243.79 FEET TO THE EAST 
LINE OF SAID BURLINGTON NORTHERN RAILROAD MAIN TRACK; THENCE 
N02°41'05"W 891.89 FEET ON THE EAST LINE OF SAID BURLINGTON NORTHERN 
RAILROAD MAIN TRACK TO A POINT 142.00 FEET NORTH OF THE SOUTH LINE OF 
THE SW 1/4 OF THE SE 1/4 OF SAID SECTION 23; THENCE S89°25'05"E 189.52 
FEET ON A LINE 142.00 FEET NORTH OF AND PARALLEL WITH THE SOUTH LINE 
OF SAID SW 1/4 TO THE WEST LINE OF PLATTE AVENUE; THENCE S00°31'55"W 
142.00 FEET ON A LINE 40.00 FEET WEST OF AND PARALLEL WITH THE EAST LINE 
OF SAID SW 1/4 AND ON THE WEST LINE OF PLATTE AVENUE TO THE SOUTH 
LINE OF SAID SW 1/4; THENCE S89°45'02"E 7.00 FEET ON THE SOUTH LINE OF 
SAID SW 1/4 TO THE POINT OF BEGINNING. 
 

CONTAINING 3.321 ACRES MORE OR LESS. 
Parcel 4 
TAX LOTS 4 AND 81 LOCATED IN THE NW 1/4 OF THE NW 1/4 OF SECTION 25, 
T17N, R8E OF THE 6TH P.M., DODGE COUNTY, NEBRASKA, TOGETHER WITH PART 
OF VACATED CLOVERLY STREET ADJACENT THERETO ON THE SOUTH, ALL MORE 
PARTICULARLY DESCRIBED AS FOLLOWS, COMMENCING AT THE SW CORNER OF 
THE NW 1/4 OF THE NW 1/4 OF SAID SECTION 25; THENCE S89°23'45"E 
(ASSUMED BEARING) 33.00 FEET ON THE SOUTH LINE OF THE NW 1/4 OF THE 
NW 1/4 OF SAID SECTION 25; THENCE N00°09'43"E 33.00 FEET ON A LINE 33.00 
FEET EAST OF AND PARALLEL WITH THE WEST LINE OF THE NW 1/4 OF THE NW 
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1/4 OF SAID SECTION 25 TO THE NORTH LINE CLOVERLY ROAD AND THE POINT 
OF BEGINNING; THENCE CONTINUING N00°09'43"E 547.33 FEET ON A LINE 33.00 
FEET EAST OF AND PARALLEL WITH THE WEST LINE OF THE NW 1/4 OF THE NW 
1/4 OF SAID SECTION 25 TO THE WESTERLY RIGHT-OF-WAY LINE OF THE 
CHICAGO & NORTHWESTERN AND UNION PACIFIC RAILROADS; THENCE 
S44°16'46"E 949.87 FEET ON THE WESTERLY RIGHT-OF-WAY LINE OF THE 
CHICAGO & NORTHWESTERN AND UNION PACIFIC RAILROADS TO THE NORTH 
LINE OF CLOVERLY ROAD; THENCE NORTHWESTERLY ON THE NORTH LINE OF 
CLOVERLY ROAD ON A 1388.22 FOOT RADIUS CURVE TO THE LEFT, CHORD 
BEARING N80°57'48"W, CHORD DISTANCE 407.15 FEET, AN ARC DISTANCE OF 
408.62 FEET; THENCE N89°23'45"W 205.81 FEET ON A LINE 33.00 FEET SOUTH OF 
AND PARALLEL WITH THE SOUTH LINE OF THE NW 1/4 OF THE NW 1/4 OF SAID 
SECTION 25 AND ON THE NORTH LINE OF CLOVERLY ROAD; THENCE N00°09'43"E 
66.00 FEET ON THE NORTH LINE OF CLEVERLY ROAD; THENCE N89°23'45"W 57.00 
FEET ON THE NORTH LINE OF CLOVER LY ROAD TO THE POINT OF BEGINNING.  
 

CONTAINING 4.322 ACRES MORE OR LESS. 
 
Parcel 5 
PART OF THE NW 1/4 OF THE NW 1/4 OF SECTION 25, T17N, R8E OF THE 6TH 
P.M., DODGE COUNTY, NEBRASKA, TOGETHER WITH PART OF THE SW 1/4 OF 
THE NW 1/4 OF SAID SECTION 25, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE NW CORNER OF THE NW 1/4 OF SAID SECTION 
25; THENCE S00°09'43"W (ASSUMED BEARING) 137.88 FEET, MORE OR LESS, ON 
THE WEST LINE OF SAID NW 1/4 TO THE CENTER LINE OF THE UNION PACIFIC 
RAILROAD; THENCE S44°16'46"E 706.80 FEET ON THE CENTER LINE OF SAID 
UNION PACIFIC RAILROAD; THENCE S45°43'14"W 196.00 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUING S45°43'14"W 29.38 FEET; THENCE S44°16'46"E 
518.40 FEET; THENCE SOUTHEASTERLY ON A 771.11FOOT RADIUS CURVE TO 
THE RIGHT, CHORD BEARING S41°05'56"E, CHORD DISTANCE 85.57 FEET, AN ARC 
DISTANCE OF 85.61 FEET; THENCE S37°55'06"E 183.90 FEET TO THE NORTH LINE 
OF CLOVERLY ROAD; THENCE SOUTHEASTERLY ON THE NORTH LINE OF 
CLOVERLY ROAD ON A 1388.22 FOOT RADIUS CURVE TO THE RIGHT, CHORD 
BEARING S67°17'24"E, CHORD DISTANCE 52.40 FEET, AN ARC DISTANCE OF 52.40 
FEET; THENCE N37°55'06"W 234.21 FEET; THENCE NORTHWESTERLY ON A 776.99 
FOOT RADIUS CURVE TO THE LEFT, CHORD BEARING N41°05'54"W, CHORD 
DISTANCE 86.23 FEET, AN ARC DISTANCE OF 86.28 FEET; THENCE N44°16'46"W 
490.35 FEET TO THE POINT OF BEGINNING. 
 

CONTAINING 0.527 ACRES MORE OR LESS. 
 
Parcel 6 
PART OF NW 1/4OFTHE NW 1/4OFSECTION 25, T17N, R8EOFTHE 6TH P.M., 
DODGE COUNTY, NEBRASKA, TOGETHER WITH PART OF THE SW 1/4 OF THE NW 
1/4 OF SAID SECTION 25, TOGETHER WITH PART OF THE SE 1/4 OF THE NW 1/4 
OF SAID SECTION 25, ALL MORE PARTICULARLY DESCRIBED AS FOLLOWS, 
COMMENCING AT SE CORNER OF THE SE 1/4 OF THE NE¼ OF SAID SECTION 25; 
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THENCE S00°20'14"W (ASSUMED BEARING) 213.87 FEET ON THE EAST LINE OF 
THE SE 1/4 OF THE NW 1/4 OF SAID SECTION 25 TO THE SOUTH LINE OF THE 
UNION PACIFIC RAILROAD; THENCE N44°16'46"W 306.95 FEET ON THE SOUTH 
LINE OF THE UNION PACIFIC RAILROAD TO THE POINT OF BEGINNING, SAID 
POINT BEING ON THE NORTH LINE OF CLOVERLY ROAD; THENCE CONTINUING 
N44°16'46"W 1964.14 FEET ON THE SOUTH LINE OF THE UNION PACIFIC 
RAILROAD TO THE EAST LINE OF A RAILROAD SPUR TRACK RIGHT-OF-WAY; 
THENCE S00°33'14"W 310.28 FEET ON THE EAST LINE OF SAID SPUR TRACK 
RIGHT-OF-WAY TO THE NORTH LINE OF CLOVERLY ROAD; THENCE 
SOUTHEASTERLY ON THE NORTH LINE OF CLOVERLY ROAD ON A 1388.22 FOOT 
RADIUS CURVE TO THE RIGHT, CHORD BEARING S51°03'54"E, CHORD DISTANCE 
328.50 FEET, AN ARC DISTANCE OF 328.82 FEET; THENCE S44°16'46"E 1238.35 
FEET ON THE NORTH LINE OF CLOVERLY ROAD; THENCE SOUTHEASTERLY ON 
THE NORTH LINE OF CLOVERLY ROAD ON A 180.00 FOOT RADIUS CURVE TO THE 
LEFT, CHORD BEARING S89°16'46"E, CHORD DISTANCE 254.56 FEET, AN ARC 
DISTANCE OF 282.75 FEET TO THE POINT OF BEGINNING. 
 

CONTAINING 7.696 ACRES MORE OR LESS. 
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EXHIBIT “D” 
Site Plan 
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EXHIBIT “E” 
Statutory Elements 

 
 
A. Property Acquisition, Demolition and Disposal 
 
 No public acquisition of private property, relocation of families or businesses, 
or the sale of property is necessary to accomplish the Project.  The Redeveloper owns 
the Project Site. 
 
B. Population Density 
 
 The proposed development at the Project Site includes the construction of 
industrial facilities, which will not affect population density in the project area. 
 
C. Land Coverage 
 
 The Project will consist of construction of over 500,000 square feet of 
manufacturing and office space, and renovation of the existing facilities on the 
Project Site.  The Project Site, which will be subdivided as part of the phased 
implementation of the Project, consists of over 68 acres.  The Project will meet the 
applicable land-coverage ratios and zoning requirements as required by the City of 
Fremont. 
 
D. Traffic Flow, Street Layouts, and Street Grades 
 

Access to the Project Site is currently available via South Platte Avenue to the 
West and Yager Road to the East.  Additionally, access to from the Project Site to 
Old U.S. Highway 275 is available via East Cloverly Road located immediately South 
of the Project Site.  While the Project is anticipated to increase traffic flow to and 
from the Project Site as a result of the increase in production and employment on 
the Project Site, the adjacent public rights-of-way should be adequate to 
accommodate the increase in traffic flow.  Further, the implementation of the Project 
in phases is anticipated to eliminate any potential adverse impacts with respect to 
traffic flow, street layouts, and street grades that might result from the Project.   
 
E. Parking 
 
 The Project will include construction of surface parking lots to serve the 
additional food processing facilities constructed that will meet or exceed the parking 
requirements set forth in the applicable zoning district.   
 
F. Zoning, Building Code, and Ordinances 
 
 The Project Site is located in the General Industrial zoning district.  
Redeveloper will be responsible for obtaining any zoning, building code, or ordinance 
changes that are necessary for the Project. 
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EXHIBIT “F” 
Cost-Benefit Analysis 

 
COMMUNITY DEVELOPMENT AGENCY 

CITY OF FREMONT, NEBRASKA 
WHOLESTONE FARMS REDEVELOPMENT PROJECT 

COST-BENEFIT ANALYSIS 
(Pursuant to Neb. Rev. Stat. § 18-2113) 

 
 The WholeStone Farms Redevelopment Project (the “Project”) will consist of 
construction of food processing facilities and the renovation and rehabilitation of 
existing food processing facilities on the Project Site in up to 9 phases.  The private 
improvements and the public improvements to be constructed as part of the Project are 
subject to adjustment, however, for purposes of this cost-benefit analysis, it is assumed 
that the Project will consist of construction of a wastewater treatment plant, expansion 
and renovation of the pork fabrication floor, construction of a cold storage facility, 
renovation of the existing rendering facility and construction of a rendering shell, 
construction of a snap cooler and an equilibrium cooler, renovation and rehabilitation 
of existing office space, and construction of a livestock barn, as more particularly 
described on Exhibit “D-1”.  The cost-benefit analysis for the Project, which will utilize 
funds authorized by Neb. Rev. Stat. § 18-2147, can be summarized as follows: 
 
 1. Tax shifts resulting from the approval of the use of funds pursuant to 
Section 18-2147: 
 
 a. Estimated Base Project Area Valuation: $29,981,000 

 b. Estimated Completed Project Assessed Valuation: $147,054,000 
 c. Estimated Tax Increment Base (b. minus a.): $117,073,000 
 d. Estimated Annual Projected Tax Shift: $2,440,000 
 

Notes:  
 

1.  The Estimated Annual Projected Tax shift is based on assumed values and levy 
rates; actual amounts and rates will vary from those assumptions, and it is 
understood that the actual tax shift may vary materially from the projected amount. 
The estimated tax levy for this analysis is 2.084558, which is the 2019 Dodge 
County tax levy, and is subject to change. 
 

2. The Estimated Completed Project Assessed Valuation is the estimated completed 
assessed value of all of the private improvements that the redeveloper anticipates 
will be constructed as part of the Project.  The Project will be completed in multiple 
phases, and each phase may have a different effective date for the division of the 
ad valorem tax.  As a result, the Estimated Annual Projected Tax Shift will vary 
during the Project. 

 
 2. Public infrastructure and community public service needs impacts 
and local tax impacts arising from the approval of the redevelopment project: 
 

 a. Public infrastructure improvements and impacts: 
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The Redeveloper anticipates expenditures in excess of 
$300,000,000 for the acquisition, renovation, rehabilitation, construction and 
installation of a food processing plant and related improvements including 
equipment.  It is proposed that approximately $24,118,000 of these expenditures 
will be financed with the proceeds of tax increment financing indebtedness, with 
the remaining balance to be paid by the Redeveloper.  The sources and uses of 
the TIF indebtedness will be more particularly set forth in the Redevelopment 
Agreements for this Project.  It is anticipated that eligible uses of the TIF 
indebtedness may include the following:  site acquisition, site preparation, 
architectural and engineering fees, public utility extension and installation, 
installation of streets and sidewalks, installation of a wastewater lift station and 
force main, landscaping, façade enhancements, energy efficiency enhancements, 
and other improvements deemed feasible and necessary in support of the public 
health, safety, and welfare.  All expenditures financed by tax increment financing 
indebtedness shall be eligible in accordance with the requirements of the 
Nebraska Community Development Law.  It is not anticipated that the Project 
will have a material adverse impact on existing public infrastructure.  The Project 
will require substantial infrastructure improvements to the electric and 
wastewater facilities serving the Project Site, which will materially benefit and 
serve the newly annexed Project Site, as well as other property in and around the 
City.   

 
 b. Local Tax impacts (in addition to impacts of Tax Shifts described above): 
  

The Project will create material tax and other public revenue for the 
City and other local taxing jurisdictions.  The Redeveloper has already evidenced 
a commitment to revitalization of the Project Site with an initial investment of 
over $31,000,000 in the construction of a CO2 stun facility, additional office and 
employee wellness facilities, and a carcass cooler (the “Preliminary 
Improvements”).  The Preliminary Improvements, which are outside the scope of 
the Project, will result in an immediate increase in property taxes to the City and 
other local taxing jurisdictions.  It is anticipated that the Preliminary 
Improvements will be completed in 2020, and that upon completion, the annual 
increase in property taxes that will be created by the Preliminary Improvements 
will be in the realm of $220,000.  Further, as part of the Project, the Redeveloper 
anticipates expenditures of over $80,000,000 for equipment required to operate 
the food processing facility, which will be on the property tax rolls upon its 
acquisition and installation. 

 
While the use of tax increment financing will defer receipt of a 

majority of new ad valorem real property taxes generated by the Project, it is 
intended to create a long term benefit and substantial increase in property taxes 
to the City and other local taxing jurisdictions.  Since the majority of the Project 
Site was not, until recently, within the corporate limits of the City, the City has 
not historically relied on tax revenue from the Project Site, and the City would be 
unlikely to realize additional ad valorem taxes in the near future without the 
Project because the Project Site is unlikely to be redeveloped without the utility 
and infrastructure improvements being constructed as part of the Project.   
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 3. Impacts on employers and employees of firms locating or expanding 
within the boundaries of the area of the redevelopment project: 
 

It is anticipated that the Project will have a material positive impact 
on employers and employees of firms locating or expanding within the boundaries 
of the redevelopment project because the Project includes the construction of 
utilities and infrastructure that are anticipated to attract additional redevelopers 
to the area of the Project.  Further, the Project will likely require products and 
services from firms located within the boundaries of the area of the redevelopment 
project, such as janitorial services, office and hardware supplies, and similar 
services. 

 
   It is not anticipated that the Project will have a material adverse 

impact on employers and employees of firms locating or expanding within the 
boundaries of the area of the redevelopment project.  The Redeveloper anticipates 
that the Project will create around 800 jobs when the Project is fully constructed 
and operational.  However, because the Project will be constructed in phases and 
the jobs may be filled over a period of years, the Project is not anticipated to have 
a negative impact on other existing employers. 

 
 4. Impacts on other employers and employees within the City and the 
immediate area that is located outside of the boundaries of the area of the 
redevelopment project: 
 

   The Project should have a material positive impact on private sector 
businesses in and around the area outside the boundaries of the redevelopment 
project.  The Project involves the installation of utilities and infrastructure to 
newly annexed areas of the City.  The use of tax increment financing will reduce 
the costs of these and other public improvements which would otherwise be paid 
through tax revenue or special assessments that would burden adjacent property 
owners.  The Project should also act as a catalyst for further redevelopment in 
the South Fremont Industrial Redevelopment Area.  Lastly, the Project should 
increase the need for products and services from existing businesses outside the 
boundaries of the redevelopment project as well. 

 
   The Project is not anticipated to impose a burden or have a negative 

impact on other local area employers.  As stated above, the Project, when 
constructed and fully operational, should create around 800 jobs, which will be 
filled over time, reducing any stress on existing employers. 

 
5. Impacts on the student populations of school districts within the 

City: 
 

The Project involves the construction of food processing facilities, 
and the renovation and rehabilitation of existing food processing facilities on the 
Project Site.  It is not expected to have an impact on student populations of school 
districts within the City of Fremont because the Project does not include the 
construction of any dwelling units.   
 
6. Other impacts determined by the agency to be relevant to the 

consideration of costs and benefits arising from the redevelopment project: 
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Upon completion of every phase of the Project, the Project is 

anticipated to create around 800 jobs on the Project Site.  When secondary 
employment effects in other employment sectors are added, the total employment 
effects are expected to be even higher. 

 
The public improvements that will be constructed in the 

redevelopment area in connection with the Project are anticipated to act as a 
catalyst, attracting additional development to the South Fremont Industrial 
Redevelopment Area that may generate additional ad valorem property taxes.  
Further, the Redeveloper’s preliminary investment in offices and manufacturing 
facilities, which are outside the scope of the Project, and the acquisition and 
installation of personal property at a cost of over $80,000,000 as part of the 
Project, will generate substantial immediate tax growth for the City of Fremont. 

 
There are no other material impacts determined by the agency 

relevant to the consideration of the cost of benefits arising from the Project. 
 
 7. Cost Benefit Analysis Conclusion: 
 

Based upon the findings presented in this cost benefit analysis, the benefits 
outweigh the costs of the proposed Project. 
 
 Approved by the Community Development Agency, City of Fremont this ____ day 
of ____________, 2020. 
 
 
 ____________________________________ 
       ______________________, Chairman 
 
_____________________________________ 
___________________, Secretary 
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EXHIBIT F-1  
 

PROJECT INFORMATION 
 
The Project will be undertaken on the real estate legally described on Exhibit F-2 
attached hereto and incorporated herein by this reference (the “Project Site”).  The 
Project shall consist of the following Private Improvements and Public Improvements: 
 

(a) Private Improvements.  The private improvements anticipated to be constructed 
as part of the Project include a wastewater treatment plant, expansion and 
renovation of the pork fabrication floor, construction of a cold storage facility, 
renovation of the existing rendering facility and construction of a rendering shell, 
construction of a snap cooler and an equilibrium cooler, renovation and 
rehabilitation of existing office space, and construction of a livestock barn, 
surface parking lots and associated improvements on the Project Site.  However, 
the private improvements, including (i) the quantity and type of facilities, (ii) the 
size of each of the facility, and (iii) the schedule for implementation of each phase 
of the Project, are subject to adjustment, as more fully described in the 
Redevelopment Plan Amendment. 
 

(b) Public Improvements.  Land acquisition, extension of public utilities, site 
preparation, installation of streets and sidewalks, installation of a wastewater lift 
station and force main, landscaping, façade enhancements, energy efficiency 
enhancements, and other eligible public expenditures under the Act as 
determined in the Redevelopment Agreements; paid for, in part, by the tax 
increment generated by the private improvements. 
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EXHIBIT F-2 
 

PROJECT SITE 
 

Parcel 1 
LOTS 1 THRU 8, INCLUSIVE, BLOCK 5, ROAD-RAIL SUBDIVISION IN DODGE 
COUNTY, NEBRASKA, TOGETHER WITH PART OF VACATED CLOVERLY ROAD 
ADJACENT THERETO ON THE SOUTH, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE SE CORNER OF THE NE 1/4 OF THE NE 1/4 OF 
SECTION 26, T17N, R8E OF THE 6TH P.M ., DODGE COUNTY; THENCE N89°57'18"W 
(ASSUMED BEARING) 48.00 FEET ON THE SOUTH LINE OF THE NE 1/4 OF THE NE 
1/4 OF SAID SECTION 26; THENCE N00°09'43"E 33.00 FEET ON A LINE 48.00 FEET 
WEST OF AND PARALLEL WITH THE EAST LINE OF THE NE 1/4 OF THE NE 1/4 OF 
SAID SECTION 26 TO THE SE CORNER OF SAID LOT 8 AND THE POINT OF 
BEGINNING; THENCE CONTINUING N00°09'43"E 537.00 FEET ON THE EAST LINES 
OF SAID LOTS 8 AND 1; THENCE N19°40'50"W 94.27 FEET ON THE EAST LINE OF 
SAID LOT 1 TO THE NE CORNER THEREOF; THENCE N89°52'04"W 1211.05 FEET ON 
THE NORTH LINES OF SAID LOTS 1, 2, 3 AND 4 TO THE NW CORNER OF SAID LOT 
4; THENCE S00°08'48"W 627.58 FEET ON THE WEST LINES OF SAID LOTS 4 AND 5 
TO THE SW CORNER OF SAID LOT 5; THENCE S89°57'18"E 96.90 FEET ON THE 
SOUTH LINE OF SAID LOT 5; THENCE S00°02'42"W 33.00 FEET TO THE CENTER LINE 
OF VACATED CLOVERLY ROAD; THENCE S71°08'03"E 102.31 FEET TO THE SOUTH 
LINE OF VACATED CLOVERLY ROAD; THENCE S89°57'18"E 873.00 FEET ON THE 
SOUTH LINE OF VACATED CLOVERLY ROAD;  THENCE N84°24'02"E 162.83 FEET; 
THENCE N00°09'43"E 17.00 FEET ON THE CENTER LINE OF VACATED CLOVERLY 
ROAD; THENCE S89°57'18"E 7.00 FEET ON THE CENTER LINE OF VACATED 
CLOVERLY ROAD; THENCE N00°09'43"E 33.00 FEET TO THE SOUTH LINE OF SAID 
LOT 8; THENCE S89°57'18"E 7.00 FEET ON THE SOUTH LINE OF SAID LOT 8 TO THE 
POINT OF BEGINNING. 
 

CONTAINING 19.502 ACRES MORE OR LESS 
 
Parcel 2 
PART OF THE SE 1/4 OF THE SE 1/4 OF SECTION 23, TOGETHER WITH PART OF 
THE NE 1/4 OF THE NE 1/4 OF SECTION 26, ALL IN T17N, R8E OF THE 6TH P.M., 
DODGE COUNTY, NEBRASKA ALL MORE PARTICULARLY DESCRIBED AS FOLLOWS, 
COMMENCING AT THE SW CORNER OF THE SE 1/4 OF THE SE 1/4 OF SAID 
SECTION 23; THENCE N89°51'48"E (ASSUMED BEARING) 40.00 FEET ON THE 
SOUTH LINE OF THE SE 1/4 OF THE SE 1/4 OF SAID SECTION 23 TO THE POINT 
OF BEGINNING, SAID POINT BEING ON THE EAST LINE OF PLATTE AVENUE; 
THENCE N00°31'55"E 860.12 FEET ON A LINE 40.00 FEET EAST OF AND PARALLEL 
WITH THE WEST LINE OF THE SE 1/4 OF THE SE 1/4 OF SAID SECTION 23 TO 
THE SOUTH LINE OF FACTORY STREET; THENCE NORTHWESTERLY ON THE 
SOUTH LINE OF FACTORY STREET ON A 5544.75 FOOT RADIUS CURVE TO THE 
LEFT, CHORD BEARING N49°58'07"W, CHORD DISTANCE 62.10 FEET, AN ARC 
DISTANCE OF 62.10 FEET; THENCE N39°26'21"E 115.75 FEET TO THE SOUTHERLY 
LINE OF THE RAILROAD RIGHT-OF-WAY; THENCE SOUTHEASTERLY ON THE 
SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY ON A6675.80 FOOT RADIUS 
CURVE TO THE RIGHT, CHORD BEARING S47°17'10"E, CHORD DISTANCE 637.62 
FEET, AN ARC DISTANCE OF 637.86 FEET; THENCE S44°31'19"E 85.35 FEET ON 
THE SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY; THENCE S44°29'49"E 
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808.55 FEET ON THE SOUTHERLY LINE OF THE RAILROAD RIGHT-OF-WAY TO THE 
WEST LINE OF HAMILTON STREET; 
 
THENCE N89°52'04"W 833.22 FEET ON THE NORTH LINE OF STUDLEY ROAD; 
THENCE NORTHWESTERLY ON THE NORTH LINE OF STUDLEY ROAD AND THE 
EAST LINE OF PLATTE AVENUE ON A 117.00 FOOT RADIUS CURVE TO THE RIGHT, 
CHORD BEARING N44°51'46"W, CHORD DISTANCE 165.49 FEET, AN ARC 
DISTANCE OF 183.82 FEET TO A POINT 40.00 FEET EAST OF THE WEST LINE OF 
THE NE 1/4 OF THE NE 1/4 OF SAID SECTION 26; THENCE N00°08'48"E 475.49 
FEET ON A LINE 40.00 FEET EAST OF AND PARALLEL WITH THE WEST LINE OF 
THE NE 1/4 OF THE NE 1/4 OF SAID SECTION 26 AND ON THE EAST LINE OF 
PLATTE AVENUE TO THE POINT OF BEGINNING. 
 

CONTAINING 27.086 ACRES MORE OR LESS. 
 

Parcel 3 
PART OF THE SW 1/4 OF THE SE 1/4 OF SECTION 23 TOGETHER WITH PART OF 
THE NW 1/4 OF THE NE 1/4 OF SECTION 26, ALL IN 17N, R8E OF THE 6TH P.M., 
DODGE COUNTY, NEBRASKA, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE NE CORNER OF THE NW 1/4 OF THE NE 1/4 OF 
SAID SECTION 26; THENCE N89°45'02"W (ASSUMED BEARING) 33.00 FEET ON THE 
NORTH LINE OF SAID NW 1/4 TO THE POINT OF BEGINNING, SAID POINT BEING 
ON THE WEST LINE OF PLATTE AVENUE; THENCE S00°08'48"W 566.94 FEET ON A 
LINE 33.00 FEET WEST OF AND PARALLEL WITH THE EAST LINE OF SAID NW 1/4 
AND ON THE WEST LINE OF PLATTE AVENUE TO THE NORTH LINE OF A 
BURLINGTON NORTHERN RAILROAD SIDE TRACK; THENCE SOUTHWESTERLY ON 
THE NORTH LINE OF SAID BURLINGTON NORTHERN RAILROAD SIDE TRACK ON A 
504.39 FOOT RADIUS CURVE TO THE LEFT, CHORD BEARING S41°48'56"W, 
CHORD DISTANCE 241.42 FEET, AN ARC DISTANCE OF 243.79 FEET TO THE EAST 
LINE OF SAID BURLINGTON NORTHERN RAILROAD MAIN TRACK; THENCE 
N02°41'05"W 891.89 FEET ON THE EAST LINE OF SAID BURLINGTON NORTHERN 
RAILROAD MAIN TRACK TO A POINT 142.00 FEET NORTH OF THE SOUTH LINE OF 
THE SW 1/4 OF THE SE 1/4 OF SAID SECTION 23; THENCE S89°25'05"E 189.52 
FEET ON A LINE 142.00 FEET NORTH OF AND PARALLEL WITH THE SOUTH LINE 
OF SAID SW 1/4 TO THE WEST LINE OF PLATTE AVENUE; THENCE S00°31'55"W 
142.00 FEET ON A LINE 40.00 FEET WEST OF AND PARALLEL WITH THE EAST LINE 
OF SAID SW 1/4 AND ON THE WEST LINE OF PLATTE AVENUE TO THE SOUTH 
LINE OF SAID SW 1/4; THENCE S89°45'02"E 7.00 FEET ON THE SOUTH LINE OF 
SAID SW 1/4 TO THE POINT OF BEGINNING. 
 

CONTAINING 3.321 ACRES MORE OR LESS. 
Parcel 4 
TAX LOTS 4 AND 81 LOCATED IN THE NW 1/4 OF THE NW 1/4 OF SECTION 25, 
T17N, R8E OF THE 6TH P.M., DODGE COUNTY, NEBRASKA, TOGETHER WITH PART 
OF VACATED CLOVERLY STREET ADJACENT THERETO ON THE SOUTH, ALL MORE 
PARTICULARLY DESCRIBED AS FOLLOWS, COMMENCING AT THE SW CORNER OF 
THE NW 1/4 OF THE NW 1/4 OF SAID SECTION 25; THENCE S89°23'45"E 
(ASSUMED BEARING) 33.00 FEET ON THE SOUTH LINE OF THE NW 1/4 OF THE 
NW 1/4 OF SAID SECTION 25; THENCE N00°09'43"E 33.00 FEET ON A LINE 33.00 
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FEET EAST OF AND PARALLEL WITH THE WEST LINE OF THE NW 1/4 OF THE NW 
1/4 OF SAID SECTION 25 TO THE NORTH LINE CLOVERLY ROAD AND THE POINT 
OF BEGINNING; THENCE CONTINUING N00°09'43"E 547.33 FEET ON A LINE 33.00 
FEET EAST OF AND PARALLEL WITH THE WEST LINE OF THE NW 1/4 OF THE NW 
1/4 OF SAID SECTION 25 TO THE WESTERLY RIGHT-OF-WAY LINE OF THE 
CHICAGO & NORTHWESTERN AND UNION PACIFIC RAILROADS; THENCE 
S44°16'46"E 949.87 FEET ON THE WESTERLY RIGHT-OF-WAY LINE OF THE 
CHICAGO & NORTHWESTERN AND UNION PACIFIC RAILROADS TO THE NORTH 
LINE OF CLOVERLY ROAD; THENCE NORTHWESTERLY ON THE NORTH LINE OF 
CLOVERLY ROAD ON A 1388.22 FOOT RADIUS CURVE TO THE LEFT, CHORD 
BEARING N80°57'48"W, CHORD DISTANCE 407.15 FEET, AN ARC DISTANCE OF 
408.62 FEET; THENCE N89°23'45"W 205.81 FEET ON A LINE 33.00 FEET SOUTH OF 
AND PARALLEL WITH THE SOUTH LINE OF THE NW 1/4 OF THE NW 1/4 OF SAID 
SECTION 25 AND ON THE NORTH LINE OF CLOVERLY ROAD; THENCE N00°09'43"E 
66.00 FEET ON THE NORTH LINE OF CLEVERLY ROAD; THENCE N89°23'45"W 57.00 
FEET ON THE NORTH LINE OF CLOVER LY ROAD TO THE POINT OF BEGINNING.  
 

CONTAINING 4.322 ACRES MORE OR LESS. 
 
Parcel 5 
PART OF THE NW 1/4 OF THE NW 1/4 OF SECTION 25, T17N, R8E OF THE 6TH 
P.M., DODGE COUNTY, NEBRASKA, TOGETHER WITH PART OF THE SW 1/4 OF 
THE NW 1/4 OF SAID SECTION 25, ALL MORE PARTICULARLY DESCRIBED AS 
FOLLOWS, COMMENCING AT THE NW CORNER OF THE NW 1/4 OF SAID SECTION 
25; THENCE S00°09'43"W (ASSUMED BEARING) 137.88 FEET, MORE OR LESS, ON 
THE WEST LINE OF SAID NW 1/4 TO THE CENTER LINE OF THE UNION PACIFIC 
RAILROAD; THENCE S44°16'46"E 706.80 FEET ON THE CENTER LINE OF SAID 
UNION PACIFIC RAILROAD; THENCE S45°43'14"W 196.00 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUING S45°43'14"W 29.38 FEET; THENCE S44°16'46"E 
518.40 FEET; THENCE SOUTHEASTERLY ON A 771.11FOOT RADIUS CURVE TO 
THE RIGHT, CHORD BEARING S41°05'56"E, CHORD DISTANCE 85.57 FEET, AN ARC 
DISTANCE OF 85.61 FEET; THENCE S37°55'06"E 183.90 FEET TO THE NORTH LINE 
OF CLOVERLY ROAD; THENCE SOUTHEASTERLY ON THE NORTH LINE OF 
CLOVERLY ROAD ON A 1388.22 FOOT RADIUS CURVE TO THE RIGHT, CHORD 
BEARING S67°17'24"E, CHORD DISTANCE 52.40 FEET, AN ARC DISTANCE OF 52.40 
FEET; THENCE N37°55'06"W 234.21 FEET; THENCE NORTHWESTERLY ON A 776.99 
FOOT RADIUS CURVE TO THE LEFT, CHORD BEARING N41°05'54"W, CHORD 
DISTANCE 86.23 FEET, AN ARC DISTANCE OF 86.28 FEET; THENCE N44°16'46"W 
490.35 FEET TO THE POINT OF BEGINNING. 
 

CONTAINING 0.527 ACRES MORE OR LESS. 
 
Parcel 6 
PART OF NW 1/4OFTHE NW 1/4OFSECTION 25, T17N, R8EOFTHE 6TH P.M., 
DODGE COUNTY, NEBRASKA, TOGETHER WITH PART OF THE SW 1/4 OF THE NW 
1/4 OF SAID SECTION 25, TOGETHER WITH PART OF THE SE 1/4 OF THE NW 1/4 
OF SAID SECTION 25, ALL MORE PARTICULARLY DESCRIBED AS FOLLOWS, 
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COMMENCING AT SE CORNER OF THE SE 1/4 OF THE NE¼ OF SAID SECTION 25; 
THENCE S00°20'14"W (ASSUMED BEARING) 213.87 FEET ON THE EAST LINE OF 
THE SE 1/4 OF THE NW 1/4 OF SAID SECTION 25 TO THE SOUTH LINE OF THE 
UNION PACIFIC RAILROAD; THENCE N44°16'46"W 306.95 FEET ON THE SOUTH 
LINE OF THE UNION PACIFIC RAILROAD TO THE POINT OF BEGINNING, SAID 
POINT BEING ON THE NORTH LINE OF CLOVERLY ROAD; THENCE CONTINUING 
N44°16'46"W 1964.14 FEET ON THE SOUTH LINE OF THE UNION PACIFIC 
RAILROAD TO THE EAST LINE OF A RAILROAD SPUR TRACK RIGHT-OF-WAY; 
THENCE S00°33'14"W 310.28 FEET ON THE EAST LINE OF SAID SPUR TRACK 
RIGHT-OF-WAY TO THE NORTH LINE OF CLOVERLY ROAD; THENCE 
SOUTHEASTERLY ON THE NORTH LINE OF CLOVERLY ROAD ON A 1388.22 FOOT 
RADIUS CURVE TO THE RIGHT, CHORD BEARING S51°03'54"E, CHORD DISTANCE 
328.50 FEET, AN ARC DISTANCE OF 328.82 FEET; THENCE S44°16'46"E 1238.35 
FEET ON THE NORTH LINE OF CLOVERLY ROAD; THENCE SOUTHEASTERLY ON 
THE NORTH LINE OF CLOVERLY ROAD ON A 180.00 FOOT RADIUS CURVE TO THE 
LEFT, CHORD BEARING S89°16'46"E, CHORD DISTANCE 254.56 FEET, AN ARC 
DISTANCE OF 282.75 FEET TO THE POINT OF BEGINNING. 
CONTAINING 7.696 ACRES MORE OR LESS 
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Staff Report 
TO:  Planning Commission 

FROM: Jennifer L. Dam, AICP, Planning Director 

DATE: March 16, 2020  

SUBJECT:  Request for a Conditional Use Permit to operate six campground pads 

 
RECOMMENDATION: Recommend Conditional Approval to the City Council with the 
conditions that: 

• a flood plain development permit be approved, 
• the campers be road ready and in place only from April 15th to October 31st , 
• the attached rules & regulations and lease are adhered to, 
• all state and local regulations related to well water and holding tanks be adhered 

to, and, 
• all other local, state and federal regulations be followed. 

 
 
Background:  

This is a request by Jason Griffis for a Conditional Use Permit to operate 6 camper pads 
(2 per lot) on lots 18, 23, and 42 Emerson Estates Subdivision, generally located at 720 
Boulevard. 
 
The area is zoned R, Rural and has been developed as a lake development.  The 
underlying property in the entire development is owned by the Griffis’ company Classic 
Enterprises.  The houses and improvements on the lots are leased to other individuals by 
Classic Enterprises. 
 
The property is within the 100 year (1% chance) flood plain.   
 
Ten houses around Emerson Lake were significantly impacted by the 2019 flood. Three 
houses have been gutted and are in the in process of being reconstructed. Reconstruction 
has been completed on six homes. The house on Lot 42 was washed away and that is 
one of the lots that is being proposed for campers. 
 
Of the five lots in the development that are vacant, four have always been vacant and 
one contained the house that was washed away. Two camp sites per lot are proposed on 
Lots 18, 23 and 42. The remaining two vacant lots will remain that way in the foreseeable 
future. 
 
Camper pad sites can be a good use of land in the floodplain. There is often warning prior 
to a flood, which would allow the campers to be moved prior to a flood event.  The 
campers are required to be easily movable with wheels and hitches intact. 
 



Additionally, these camp sites are proposed to be available for use from April 15 through 
October 31 (see point 29 in the rules and regulations.)  Campers are not allowed to be 
stored on site during the off-season.  The peak time for flooding is in February and March 
when ice jams can form on the Platte River.  These sites would be vacant at that time, 
providing greater pervious surface and reducing the risk for property damage. 
 
The County Sheriff and Rural Fire Department were contacted but did not respond.  
 
The attached site plan shows the locations of the proposed camper pads, septic holding 
tank and setbacks. 
 
The mission statement indicates that the goal for the project 

“is to allow private, quiet, serene campsites for respectful families who want to 
relax and have the convenience of having a yearly semi-permanent place to camp. 
A place to kick back on the weekends, enjoy a campfire, a beautiful sunset, and 
non-powered water activities….such as kayaking, paddle boating, paddle 
boarding, swimming and catch and release fishing. Emerson Estates is a beautiful 
lake community that we believe is a very enjoyable place. We will expect nothing 
but the utmost respect from each of our campers. No loud parties and no high 
volume traffic will be tolerated.” 

 
The mission statement, lease and rules are attached. 
 
The rules proposed by the applicant are strict with regard to the behavior and activities of 
tenants, requirements to maintain the property, a prohibition on jet skis, and limitations 
on guests of the tenants. 
 
One letter of concern was received. It is attached. 
 
11-316.05.B Identifies criteria for approval of a Conditional Use Permit. 
 
11-316.05.B.1 states, that “the conditional use shall not be of a type that would tend to 
undermine the implementation of an adopted plan that includes the lot or tract proposed 
for development.” 

 
Finding:  Six camp sites are an appropriate use and will not undermine the 
implementation of an adopted plan. 

 
11-316.05.B.2 states, “The conditional use shall be compatible with surrounding land 
uses and the natural environment, and will not materially detract from the character of the 
immediate area or negatively affect the planned or anticipated development or 
redevelopment trajectory.” 

 
Finding:  The proposed use is compatible with the surrounding area which is 
primarily devoted to lake residential and recreational uses. 

 



11-316.05.B.3 states, “There is no practicable alternative location where the use is 
permitted as-of-right within 1,000 feet of the lot or tract proposed for development, or if 
such a location exists, the proposed location is more favorable in terms of: a) providing a 
needed community service; b) providing a critical mass of jobs that are likely to pay more 
than the median wages for the region; c) providing a balance of land uses, ensuring that 
appropriate supporting activities, such as employment, housing, leisure-time, and retail 
centers are in close proximity to one another; or d) making more efficient use of public 
infrastructure, such as off-peak street capacity.” 

 
Finding: Camp sites are an appropriate use on the lake. 

 
11-316.06.B.4 states, “The approval of the conditional use will not create a critical mass 
of similar conditional uses that is likely to discourage permitted uses by making the area 
less desirable.” 

 
Finding:  The proposal will not make the area less desirable. The flood plain limits 
the ability of the property to be developed. 

 
11-316.06.B.5 states, “The conditional use and any conditions of development shall 
adequately protect public health and safety against natural and man-made hazards which 
include, but are not limited to, traffic noise, water pollution, airport hazards, and flooding.” 

 
Finding:  A flood plain development permit is required. The proposed camp sites 
will not be occupied during peak flood season, and campers can be moved if there 
is a flood warning during the time that they are occupying the site. There should 
be minimal traffic noise. The site is not in an airport zone.  Water pollution should 
not be an issue, state permits are required for any septic system, including holding 
tanks, that is installed. 

 
11-316.06.B.6 states, “The conditional use will not use an unfairly disproportionate share 
of public services that would compromise the delivery of those services to other uses in 
the vicinity. Applicable public services include, but are not limited to, utilities, police 
protection, fire protection, schools, parks, and libraries.” 

 
Finding:  The proposed use will not compromise or use a disproportionate share 
of public services. 

 
11-504.002 (J) states:  

J. “Campgrounds are permitted if it is demonstrated that: 
 
 1. They are located greater than 300 feet from either SR, AR, MH, GI or AV district 
boundaries, as measured from the boundary lines nearest each other, unless 
separated from such district by a type C bufferyard or a collector, or arterial 
roadway”; 

 



Finding: The proposed application is more than 300 feet from a SR, AR, 
MH, GI or AV district. 
 

2. “Primary access to the site is from a collector or arterial roadway”;  
 
Finding: Primary access to the site is from an arterial to a collector street. 
 

3. “Adequate precautions have been taken on behalf of the operator so as not to 
create an undue burden on neighboring properties via traffic, parking, and noise”;  

 
The proposed lease, rules and regulations will minimize any potential 

burden related to traffic, parking and noise. 
 

4. “Plumbing systems and equipment shall be constructed, installed and 
maintained in accordance with the most recently adopted version of the plumbing 
code with a minimum number of fixtures provided in accordance with R-2 
occupancy classifications (occupancy loads are calculated at a rate of four 
occupants per site)”;  

 
Finding: A holding tank is proposed that will be pumped on a regular basis. 
The applicant does not propose a septic system at this time. 
 

5. “The use operates in accordance with all other applicable federal, state, and 
local laws and, if additional permits are required, such permits were obtained prior 
to beginning operation.” 

 
Finding: Compliance with all federal, state and local permits is required. 

Staff Recommendation:  Conditional approval with the conditions that: 
• a flood plain development permit be approved, 
• the campers be road ready and in place only from April 15th to October 31st , 
• the attached rules & regulations and lease are adhered to, 
• that all state and local regulations related to well water and holding tanks be 

adhered to, and, 
• that all local, state and federal regulations be followed. 

  



 
Map of Generalized location of application: 

 

 



































 

Theresa 
Mckinley 
Inglewood Resident 
ㅡ 

 

545 Ridgeland Ave 
Fremont, NE 68025 
402.657.4997 
tjmckinley.tm1@gmail.com 

 

13  March 2020 

Planning Commission 
Planning Department 
400 East Military Ave 
Fremont, NE 68025 

This letter is simply to voice my concern with the proposed campsites on 
Emerson Estates lots.  I own property  that sits along the dike and have 
lived here since 2010.  My concerns may not influence your decisions 
however, these are legitimate concerns and I live very close to where the 
lots are located.  

I am home everyday since I am a stay-at-home mom.  We are outside the 

majority of the time when the weather permits.  We spend quite a bit of 
our time playing in the garden and walking our dogs.  It is very quiet and 
peaceful the majority of the day and I'd like to keep it that way.  We do 
walk along the dike and through the neighborhood picking up trash 
often.  If there are campsites the likelihood of having more trash blowing 
around is unavoidable.  Not only is the trash a concern but also the noise 
level and open fires.  Smoke in our home there's a huge concern because 
it does cause so many health problems. Often I  find that when we open 
the windows we have to close them because someone has started a fire. 
It is very frustrating to not be able to have your windows open in your 
own home because of the polluted air.  I realize noise is petty but when 
you have campers you will have drinking and when people are drinking 
that tends to create noise.  With  4 locations within walking distance 
from Emerson estates that sell  liquor (the windmill being extremely 
close) I feel that encourages drinking. 

I realize that all these things are nothing but complaints and I sound like a 

crabby old lady.  I'm just a young 30-something mother who stays at 
home with her daughter, I am not in favor of having strangers camping 
out in my backyard essentially on a regular basis. I do not want smoke 
blowing in my windows during the spring and summer months when I 
should be able to open them for fresh air.  There's a liquor store walking 
distance from me, and that will most certainly encourage more drinking 
and more noise.  What it boils down to this is a residential community 
and having campsites intermingled amongst permanent residents is 
ridiculous.  I'm not in favor of these campsites whatsoever. 

Sincerely, 

 

Theresa McKinley 
Inglewood Resident 

 



 



 
STAFF REPORT  

 
 

 
TO: Planning Commission 
FROM: Jennifer L. Dam, AICP, Planning Director  
DATE: March 16, 2020 
SUBJECT:     Bluestem Commons Preliminary Plat 
 
 
Recommendation:  Recommend approval to City Council  
 

 
Background: 
 
This is a request for a Preliminary Plat on property generally described as: 

THE NORTH 1406.00 FEET OF THE NORTHEAST QUARTER OF SECTION 12, 
TOWNSHIP 17 NORTH, RANGE 8 EAST OF THE 6TH P.M., DODGE COUNTY, 
NEBRASKA, LYING EAST OF THE ABANDONED CHICAGO AND 
NORTHWESTERN RAILWAY COMPANY RIGHT OF WAY. 

 
The property is zoned R, Rural. The property to the north, west and south is zoned R, 
Rural.  The Ritz Lake subdivision to the east which is zoned PD, Planned Development. 
 
This proposal is associated with a Planned Development and a Final Plat.  The developer 
intends to establish a Sanitary Improvement District (SID).  A subdivision agreement will 
be submitted f prior to action by the City Council on the Final Plat. 
 
The Preliminary Plat is proposed to contain 132 duplex, triplex, and row house lots, three 
multi-family residential lots, a mixed use commercial/clubhouse lot, and two outlots.   
 
The duplex, triplex and row house lots meet or exceed the minimum lot sizes in the UR, 
Urban Residential District. 
 
The multi-family lots would contain a total of eight apartment buildings with up to 36 units 
each, totaling up to 272 dwelling units.  
 
The lot for the clubhouse and green space area will also contain neighborhood oriented 
commercial uses such as offices, a coffee shop and a daycare. This will serve the entire 
development. 
 
An outlot with a storm water retention cell and a walking trail is located in the southwest 
corner of the property.  The retention cell will be oversized to accommodate a “100 year” 
storm event. 
 
A homeowner’s association will be established to maintain the outlots, detention cell and 



trail. 
 
The proposal is consistent with the Planned Development.  The Planning Commission 
recommended approval to the Planned Development at its February 17, 2020 meeting. 
 
The developer will coordinate with the Department of Utilities to extend gas throughout the  
development.  The costs will be addressed in the subdivision agreement associated with 
the final plat. 
 
The developer will work with the County to widen Luther Rd and to pave and install curb 
and gutters on County Road T.  The paving will be extended to the limits of Phase I 
initially.  This will be addressed in the subdivision agreement. 
 
The subdivision agreement will address the costs of paving County Road T.  County Road 
T will be required to be paved with the last phase of the development of Big Bluestem 
Road. 
 
A sidewalk is required along County Road T and along Luther Road at the time of final 
plat. 
 
The Public Works Director previously found the grading and drainage study and plan 
satisfactory. 
 
The developer has provided easements as requested by the Utilities Department. 
 
The water design is satisfactory to the Utilities Department. 
 
The developer will work with the Utilities Department regarding the design of the sanitary 
sewer service to best accommodate the future growth of this area.  One option is to route 
sanitary sewer service from the north through Bluestem Commons to a lift station.  The 
Public Works Director, Assistant City Administrator for Utilities and the developer have 
agreed to work together to finalize the best design. The final design solution will be 
addressed in the subdivision agreement. 
 
Fire hydrants and street signage will be addressed in the subdivision agreement. 
 
Bicycle parking will be provided. 
 
The Public Works Director previously noted that the sidewalks along outlots and common 
areas should be part of the public improvements and addressed in the subdivision 
agreement. 
 
 
Fiscal Impact: N/A costs are assigned at the time of final plat 
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Staff Report 
TO:  Planning Commission 

FROM: Jennifer L. Dam, AICP, Planning Director 

DATE:  March 16, 2020 

SUBJECT: Bluestem Commons Addition Final Plat  

Recommendation:  Recommend approval to the City Council  

 

Background:   

This request for the Bluestem Commons Addition final plat is associated with a request for the 
Bluestem Commons Preliminary Plat. A request for a change of zone from R, Rural to PD, 
Planned Development on this property was heard by the Planning Commission on February 17, 
2020. 

The proposed final plat is the first phase of the development. It consists of two outlots, a lot for 
apartment buildings, a lot for a mixed use clubhouse/commercial building, and 103 
duplex/triplex/rowhouse lots. 

The developer intends to establish a Sanitary Improvement District (SID) with the approval of 
the final plat.  

The proposed final plat is consistent with the proposed preliminary plat. 

The Future Land Use map shows the area for residential development. 

A subdivision agreement is required to prior to approval by City Council to address the costs 
associated with the installation of infrastructure, and to establish the SID. 

Fiscal Impact: none 
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